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MEMORANDU M 
 

TO: East Orange Zoning Board Commissioners 

FROM: John McDonough, LA, PP, AICP 

DATE: September 14, 2022 

SUBJECT: ZB-2527-22 ~ Lotus 315 (Self-Storage Use, 315 S. Harrison Street) 

 

Based upon site visit and review of plans, and attendance at the Site Plan Review Advisory Committee 

meeting, the following planning comments are offered for the Boardôs consideration. 
 

1. Existing Conditions. The subject site consists of a single tax lot (Block 722 Lot 5.01) that comprises 

approximately 3¼ acres . It is a corner lot with frontage on South Harrison and East Highland Avenue. 

The site has been developed as a multi-story mixed-use development in accordance with the Zoning 

Boardôs approval in 2011 and amended approvals in 2016 and 2018. There are several high rises in the 

immediate area and multifamily residential is the predominating land use. Photos are attached. 
 

2. Proposed Conditions. The applicant, 315 Urban Renewal, LLC, is seeking to use one of the commercial 

units as a self-storage business. The floor area will comprise approximately 18,003 square feet of 

commercial space that was originally targeted as a grocery store. The application also seeks to modify 

the parking area to convert 18 parking spaces to truck loading spaces. The balance of the development 

in terms of residential unit count and commercial floor area appears to be unchanged. 
 

3. Zoning Considerations. The site is in the R-4 District where self-storage is not expressly permitted. The 

application seeks amended preliminary and final site plan approval and ñd(1)ò use relief to allow self-

storage in the R-4 zone. The board previously granted ñd(1)ò use relief for mixed-use development, 

which is also not permitted in the R-4 zone, and interrelated relief for building coverage, building 

setback, and parking stall size, none of which appear to be changing as part of the amended site plan. 
 

4. Planning Considerations.  
 

a. Use and Operations. Testimony should be provided as to overall business operations including 

hours of operation, number of employees, number of storage units, customer access, loading, 

security, maintenance, and integration with the overall development. Testimony should address 

whether a specific brand or end user has been identified.  
 

b. Site Plan. Testimony should be provided as to the site plan changes and that the overall 

development will continue to flow, function, and operate safely, comfortably, and efficiently. 

Details including access, circulation, parking, traffic, utilities, drainage, landscaping, lighting, 

and signage should be provided. 
 

c. Building. Testimony should be provided to confirm that the unit count, unit mix, and overall 

commercial floor area are not changing. Our notes from the prior approval indicate 180 

dwelling units (12 studio units + 127 one-bedroom units + 47 two-bedroom units) and 33,842 

square feet commercial space. Use or targeted use of the other retail units should be identified. 



Lotus 315 ï Self-Storage Use September 14, 2022 Page 2 

315 S. Harrison St, East Orange, NJ  Block 722 Lot 5.01 

 

  

d. Use Relief. To satisfy the statutory criteria for ñd(1)ò use relief per the Medici case, planning testimony 

should be provided that the application promotes the general welfare because the site is particularly 

suited for the use, and that relief can be granted without substantial detriment to the public or substantial 

impairment to the zone plan. An enhanced burden of proof is required to reconcile the omission of the 

use from the zone. The board may wish to solicit testimony regarding the inability to secure a grocery 

tenant for the space and the need for self-storage in the area. 

 

e. Conditions. The board has authority to impose reasonable restrictions on the use. If the board is inclined 

to approve the application, the board may wish to impose reasonable restrictions on the use such as: 
 

¶ No use of storage units as living space. 
 

¶ No use of storage units to operate a business. 
 

¶ No outdoor storage of boats, RVôs or the like. 
 

¶ No storage of materials that would render the building as Group H ï High-Hazard under IBC 
 

¶ Security access after office operating hours (code or other access limitation controls) 
 

¶ Emergency phones, call box alarms, 24/7 security video recording with offsite monitoring and 

motion sensors throughout the facility 
 

 

 

 
Figure 1 ~ Aerial drone view of subject site (taken by John McDonough Associates on September 8, 2022) 
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Figure 2  ~ Aerial drone view of subject site (taken by John McDonough Associates on September 8, 2022) 

 

 

 

 
Figure 3 ~ Aerial drone view of subject site (taken by John McDonough Associates on September 8, 2022) 
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Figure 4 ~ Aerial drone view of subject site (taken by John McDonough Associates on September 8, 2022) 

 

 
Figure 5 ~ Aerial drone view of subject site (taken by John McDonough Associates on September 8, 2022) 

 

 

 

 

 

 


